Talking Points: The Blight of Ocean Bluff 


The Ocean Bluff development by Rincon Builders proposes an unacceptable level of density for 
a small plot in wide-open Camino de Orchidia and Camino El Dorado neighborhood.' 


It would add 43% more housing on just about 10% of total acreage.” 
Which is not to say that density is the enemy. Thoughtless, profit-driven design and policies are. 


The degrading impacts of Ocean Bluff’s high density are magnified by its location—an isolated 
cul-de-sac insulating its residents from the noise and congestion they impose on hundreds of 
longtime neighbors. While their property values and quality of life improve, their neighbors 
downstream will be paying all their freight. 


Ocean Bluff wants to cram 27 two-story, four-bedroom units housing about 100 souls, plus 
driveways, on just 4.5 acres. Each household (with three to four parking pads per the July 2024 
blueprints), will maintain two to four vehicles—let’s say 87 altogether—that will clog two 
narrow access roads along with their family, guests, service workers, and others. 


Based on the Encinitas Traffic Management Program January 2024 report, p. 3, we can 
anticipate an extra 270 extra car trips per day. That actually means 540 pass-bys counting 
returns, as the City has confirmed. 


Ocean Bluff s impact on neighborhood traffic will be extreme in terms of both driving and 
parking. When its little pads fill up (say every weekend night and during workdays for the hired 
help), the enclave’s excess vehicles will flood the curbs, inducing demand down to Nardo. 


The literal and environmental weight of this machinery portends agony for local roads and 
inhabitants, human and animal alike. Residents at the gateways—Requeza, Nardo, Bracero and 
Melba—will suffer disproportionately. Most drivers will shoot straight down Requeza, 
disregarding the shiny new 20MPH signage. With this freeway-level traffic, our front yards will 
look and sound like onramps. 


Nor do the project’s immediate neighbors fare any better. It envisions driveways in the middle of 
Ocean Bluff rather than contiguous with Orchidia and El Dorado. So drivers will slalom to their 
destinations, discharging extra emissions and noise upon captive longtime residents who must 
endure their every move—S540 times per day. 


Requeza and Orchidia will predictably become high-throughput boulevards, whisking new 
residents from major roads to their protected enclave. But all surrounding streets will suffer 
overwhelming traffic. Pressed drivers will zoom down residential “short cuts” trying to avoid 
traffic control. Just wait til three local schools begin disgorging youngsters and their cars as 


t See our common-sense map at the end of this article. 


2 We are trying to find out if the City permitted this density based on the whole seven-acre parcel, 
including unbuildable steep bluffs. To our knowledge, the standard measure of density is based on the 
actual buildable footprint—in this case, 4.5 acres. 


parents idle at the curb. The noise, stress, fumes and crash hazards will make for long hellish 
mornings and afternoons for all who live nearby or try to pass through. 


Nor does this project offer meaningful affordability. Only three of its 27 hulking mini-mansions 
will be reserved for lower-income folks. Whether blue collar workers, seniors or young people 
can foot the bill remains to be seen. Even if the three units were given away (why not!), the rest 
will be snapped up by a people of a similar income level, leading to monoculture. Why isn’t 
there a mix of smaller units, including one- and two-bedrooms that are in high demand? 


Tragically, Ocean Bluff threatens to destroy our neighborhood’s crown jewel—the “naturally 
occurring park” formed by the block’s pleasing oval design, broad sidewalks, and stunning, 
responsible gardening by public-spirited residents. This is a genuine commons, drawing people 
from near and far to walk, run, bike, skate, stroll babies and dogs, chat, enjoy the sea breeze, and 
soak up some sun. 


The Orchidia oval has long welcomed recreation and conversation, sparked friendships, eased 
loneliness, and given people an escape from their screens. And have you seen the holiday lights? 


Alas. As new residents speed to and from their blue heavens 540 times a day and fight for curb 
space, it will degrade if not destroy this cultural amenity—an inestimable loss for residents, 
visitors and a park-starved town. 


And the City knows we have NO open space within walking distance (apart from a steep canyon 
hiking path that is inaccessible to many). A supposed "community feature" was built at 
Manzanita Cove on Requeza near Westlake in the late 1990s—a walking path with public 
outdoor exercise equipment—for the neighborhood as a concession for density. Yet that facility 
is now blocked by threatening signs stating it is for RESIDENTS ONLY. 
(https://portal.laserfiche.com/Portal/DocView.aspx?id=729 125&page=74&repo=r- 
d8cSc08d&searchid=9220c9a6-29bf-40eb-a3 fd-c1c8454536df, p74 is one) 


How did this project happen? We first tried to define the neighborhood, and then the source for 
the density standard applied to the project. 


To start, the City describes a “buffer zone” around a development site to notify residents about 
its proposal. This is a circle with a 500-foot radius. 


The buffer zone is an arbitrary device, with meaningless results. For Ocean Bluff, the south part 
of the circle touches the immediate contiguous area—most of Orchidia and El Dorado. But it 
excludes the majority of nearby residents who will suffer its worst impacts. The north part of the 
circle falls on the Rosebay neighborhood beyond Encinitas Boulevard, which fortunately for its 
residents, has no connection to this project. 


We asked the City how it defined the neighborhood and who was contacted. Residents within the 
buffer zone have been notified, we were told. They include residents and tenants on one list, and 
property owners (who may or may not reside here) on a separate list. Other mandatory reports 
are various agencies and parties such as the Kuumeyaay Band of Indians. 


But does this actually define the neighborhood? We do not know. So we composed our own map 
based on common sense and contiguous sites (at the end of this article), to show how out of scale 
the proposed development will be. 


What is the comparison area from which density standards are drawn? On the City’s Web 
portal, under pending permits, a messy document titled “assessment area” looked possible. But 
the term apparently describes the zone to be studied an Environmental Impact Report. 


Public notices are sent out to those within a 500-foot radius from the property. For the 
urposes of assessing cumulative impacts through the EIR, 


[Neighbors can and should weigh in with their opinions on defining the EIR scope.] 


We still don’t know how density was calculated here. And we foresee many other problems with 
Ocean Bluff. 


For now, based on the plan’s predictable congestion, pollution, noise, uniformity, degradation of 
public space, and uncertain calculations, Ocean Bluff clearly must not be allowed to proceed in 


its present design. 


We support new housing and believe that it can enhance the neighborhood—provided it does not 
externalize every negative cost onto longtime residents as is currently the case. 


We will be watching to see that the public has a meaningful shot at getting one of the affordable 
homes—which as of now comprise a mere 10% of the stock. 


We are stymied that the enlightened City of Encinitas, whose staff who can calculate and predict 
the negative impacts of this project, is willing to approve it. 


We strenuously urge the City to substantially downsize Ocean Bluff for the public good 
(including the new residents’). To reserve space on the clifftop for wildlife. To add a mix of 
smaller units affordable to singles, couples, and single parents. To require a community facility 
compensating for its imposition—an attractive, usable space overlooking that beautiful ocean 
bluff where wildlife may also continue to live and roam. 


Don’t kill the cliff. Don’t kill our community. 


Ocean Bluff Development—Neighbors Say No! 


Existing Homes in Contiguous Neighborhood: 63 * 
Planned Homes Ocean Bluff Way Lot: 27 
Ocean Bluff will add 43% more housing units on roughly 10% as much land (guesstimate) 4 


Positioned at the far north end of the neighborhood, Ocean Bluff will produce daily traffic that 
immiserates its two narrow access roads: Bracero and Requeza. 


Average 10 daily car trips per household * 
27 houses = 270 car trips/day, meaning 540 drive-bys 


Yet Ocean Bluff will be securely insulated from noise, pollution, and stress its daily car traffic 
imposes on hundreds of existing neighbors. 


Ocean Bluff Development—Neighbors Say No! 


3 The immediate neighborhood around Ocean Bluff is a low-density oval served by two narrow 
access roads. 

Orchidia, 22 homes 

El Dorado, 21 homes 

Ocean Bluff, 9 homes 

Requeza (725-885), 11 homes 

This map shows the contiguous neighborhood based on common sense. 


4 All nearby streets will be impacted by OB’s additional 540 daily passes by car, especially 
Bracero, Nardo and Melba. We oppose the excessive planned harms upon all. For planning and 
density purposes, however, the Oval formed by Orchidia, El Dorado, and Requeza is is a distinct 
and contiguous neighborhood. 


> Encinitas Traffic Management Program Jan. 2024 p. 3 


https://archive.encinitasca.gov/WebLink/PDF10/7437935a-8634-4840-b009- 
194ea365f6fe/840928 
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